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GENERAL INFORMATION 
 
 
The Community Reinvestment Act (CRA) requires each federal financial supervisory agency to 

use its authority when examining financial institutions subject to its supervision, to assess the 

institution's record of meeting the credit needs of its entire assessment area, including low- and 

moderate-income neighborhoods, consistent with safe and sound operation of the institution.  

Upon conclusion of such examination, the agency must prepare a written evaluation of the 

institution's record of meeting the credit needs of its assessment area.  

 

This document is an evaluation of the CRA performance of Union County Savings Bank, 

prepared by the Federal Deposit Insurance Corporation, the institution's supervisory agency, as 

of November 6, 2014.  The agency evaluates performance in assessment area(s), as they are 

delineated by the institution, rather than individual branches.  This assessment area evaluation 

may include the visits to some, but not necessarily all of the institution's branches.  The agency 

rates the CRA performance of an institution consistent with the provisions set forth in Appendix 

A to 12 CFR Part 345.  
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INSTITUTION’S RATING 
 
INSTITUTION'S CRA RATING:  This institution is rated Substantial Noncompliance. 

 
A CRA rating of “Substantial Noncompliance” is assigned.  An institution in this group has a 
substantially deficient record of helping to meet the credit needs of its assessment area, including 
low- and moderate-income neighborhoods, in a manner consistent with its resources and 
capabilities. 
 

The following table indicates the performance level of the institution with respect to the lending, 
investment, and service tests. 
 

 
PERFORMANCE 

LEVELS 

 
Union County Savings Bank 

 
PERFORMANCE TESTS 

 
 

 
Lending Test (*) 

 
Investment Test 

 
Service Test 

Outstanding    

High Satisfactory    

Low Satisfactory    

Needs to Improve   X 

Substantial 
Noncompliance 

X X  

(*) Note: The lending test is weighted more heavily than the investment and service tests when  
arriving at an overall rating. 

 

The assigned rating is based on the following factors: 

Lending Test 

 

• The bank’s lending levels reflect very poor responsiveness to assessment area credit 
needs. 

• A majority of the bank’s home loans were originated inside the assessment area.  
However, this criterion was not weighted heavily in the overall rating, due to the low 
volume of lending by the bank.  

• The geographic distribution of loans reflects a very poor dispersion throughout the 
assessment area. 

• Although the distribution of the bank’s home loans among borrowers of different 
incomes indicates adequate performance when compared to demographics and aggregate 
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lending data, the low volume of lending activity reflects very poor penetration throughout 
the assessment area.    

• The bank did not originate any community development loans during the evaluation 
period. 

• The bank makes no use of innovative or flexible loan products to serve assessment area 
needs.  

 

Investment Test 

 

• The bank has a poor level of qualified community development investments and grants.  

• The bank exhibits very poor responsiveness to credit and community economic 
development needs. 

• The bank does not use innovative and/or complex investments to support community 
development initiatives.     

 

Service Test 

. 

• Union County Savings Bank’s retail delivery systems are accessible to limited portions of 
the institution’s assessment area.    

• The bank’s opening and closing of branches has not adversely affected the accessibility 
of its delivery systems.     

• Services (including, where appropriate, business hours) do not vary in a way that 
inconveniences portions of the assessment area.    

• The bank provides a limited level of community development services.  

 
 
 
 
 
 
 
 
 
 
 
 
 
  



4 

DESCRIPTION OF INSTITUTION 
 

Union County Savings Bank is a full-service banking institution headquartered in Elizabeth, 
New Jersey.  The bank operates four branches in Union County, New Jersey, including two 
branches located in low-income census tracts, one branch located in a middle-income census 
tract, and one branch located in an upper-income census tract.  The bank did not open or close 
any branch offices since the previous CRA evaluation, dated September 4, 2012.  The bank also 
operates one subsidiary, the UCSB Charitable Foundation, which supports community 
organizations throughout the assessment area. 
 

As of September 30, 2014, the bank’s total assets were $1.7 billion.  This reflects a 7.0 percent 
increase from the previous evaluation total of $1.6 billion, as reflected in the June 30, 2012 Call 
Report data.  The bank’s loan portfolio totaled $104.4 million, a marginal decline from $114.7 
million reported at the previous evaluation, and represented 6.2 percent of total assets and 7.1 
percent of total deposits.  The bank’s investment portfolio, consisting primarily of U.S. 
Government Agency obligations and mortgage-backed securities, totaled $1.3 billion and 
represented 74.9 percent of assets and 86.0 percent of deposits.  Deposit accounts totaled $1.5 
billion and represented approximately 87.1 percent of all liabilities and capital.   
 

The focus of the bank’s lending is 1-4 family residential mortgage loans, which constitute 88.6 
percent of the bank’s total loan portfolio.  Commercial real estate loans, consumer loans, and 
multi-family residential loans comprise the remainder of the portfolio at 8.8 percent, 1.8 percent, 
and 0.8 percent of total loans, respectively.  Table A illustrates the distribution of the bank’s loan 
portfolio: 
 

Table A - Loan Distribution as of September 30, 2014 

Loan Type Dollar Amount (000s) Percent of Total Loans (%) 

Construction & Land Development 0 0.0 

Secured by Farmland 0 0.0 

1-4 Family Residential 92,517 88.6 

Multi-Family (5 or more) Residential 787   0.8 

Commercial 9,169   8.8 

Total Real Estate Loans 102,473 98.2 

Agricultural 0 0.0 

Commercial and Industrial 00  0.0 

Consumer 1,885 1.8 

Other  0.0  0.0 

Less:  Unearned Income 0.0 0.0 

Total Loans 104,358 100.0 

Source:  Call Report Schedule RC-C 

 

There are no legal or financial impediments preventing Union County Savings Bank from 
helping to meet the assessment area’s credit needs.   
 

The bank’s CRA performance was rated “Need to Improve” at the previous CRA evaluation, 
conducted as of September 4, 2012, using Large Bank CRA procedures.   
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SCOPE OF EXAMINATION 
 

Union County Savings Bank’s performance was reviewed using the Large Bank CRA evaluation 
procedures.  The Large Bank CRA evaluation procedures evaluate the bank’s CRA performance 
pursuant to three tests:  the Lending Test, the Investment Test, and the Service Test.   
 
Union County Savings Bank is primarily a home mortgage lender, based on a review of the 
bank’s balance sheet.  Therefore, the evaluation of the bank’s lending performance is based on a 
review of its home mortgage lending for 2012, 2013, and the first nine months of 2014 (YTD 
2014).  The home mortgage lending data was obtained from the Loan Application Registers 
(LARs) maintained by the bank pursuant to the Home Mortgage Disclosure Act (HMDA).  The 
LARs contain data about home purchase and home improvement loans, including refinancings, 
on one- to four-family mortgage loans.  The bank did not originate any HMDA-reportable 
multifamily property loans during the evaluation period.  Although the evaluation included an 
analysis of both the number and dollar volume of home mortgage loans, all tables contained in 
the Borrower Profile and Geographic Distribution of Lending sections reference loans in terms 
of number only.  Loan distributions by dollar amount were comparable to those by number of 
loans and, therefore, were excluded from this Performance Evaluation.  The evaluation uses 2012 
HMDA aggregate lending data to compare the bank’s performance to other HMDA reporters; 
2013 aggregate data was not yet available at the time of this evaluation.  Only 2012 and 2013 
loan data is presented in the geographic and borrower distribution tables.  While not included in 
the tables, YTD 2014 performance is discussed, as appropriate, in the narrative.   
 

Union County Savings Bank originates a very limited number of small business loans and 
consumer loans; consequently, meaningful conclusions could not be drawn regarding CRA 
related performance and these products were not included in this evaluation.  The bank does not 
originate small farm loans.   
 
The CRA evaluation also reviewed the bank’s qualified community development loans, 
investments, grants, and services for the period of September 4, 2012, the date of the prior 
evaluation, through November 6, 2014. 

 
DESCRIPTION OF ASSESSMENT AREA 

 
The Community Reinvestment Act requires financial institutions to define an assessment area 
within which its CRA performance is evaluated.  The FDIC evaluates the institution’s CRA 
performance based on its activity within the defined assessment area.   

 
Union County Savings Bank’s assessment area is defined as 243 contiguous census tracts in New 
Jersey.  The assessment area encompasses all of Union County (108 census tracts) and five 
whole towns in Essex County:  Maplewood, Irvington, Newark, Orange, and East Orange (135 
census tracts).   These census tracts include 88 low-income census tracts (36.2 percent), 86 
moderate-income census tracts (35.4 percent), 40 middle-income census tracts (16.5 percent), 
and 27 upper-income (11.1 percent) census tracts.  There are also two census tracts (0.8 percent) 
for which no demographic data is available (N/A), usually the result of limited or no population.  
Union and Essex Counties are part of Metropolitan Division 35084, which is part of the larger 
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Combined Statistical Area 408.  As a result, the bank has only one assessment area for evaluation 
purposes.  The defined area meets the technical requirements of the regulation. 
 
Population 
 
According to the 2010 U.S. Census, the population of the bank’s assessment area is 985,836.  Of 
this population, 298,120 (30.2 percent) reside in low-income census tracts, 349,007 (35.4 
percent) reside in moderate-income census tracts, 188,454 (19.1 percent) reside in middle-
income census tracts, and 145,525 (14.8 percent) reside in upper-income census tracts.  There is 
a population of 4,730 (0.5 percent) residing in the two census tracts designated as “N/A.”  The 
area is comprised of 229,087 family households, of which 82,407 (36.0 percent) are low-income, 
45,089 (19.7 percent) are moderate-income, 41,682 (18.2 percent) are middle-income, and 
59,909 (26.1 percent) are upper-income.  The median family income of the assessment area is 
$73,327. 
 
While a large percentage, 55.7 percent, of the assessment area’s families are of low- or 
moderate-income, indicating opportunity to originate loans to this segment of the population, 
these families may have difficulty obtaining or maintaining a home mortgage loan.  Please refer 
to page 12 for more details regarding the area’s median family income. 
 
Housing 
 
The assessment area’s housing stock is nearly evenly mixed between owner-occupied and rental 
units, as these units represent 41.7 percent and 47.5 of the area’s total units, respectively.  As 
shown in Table B, the majority of owner-occupied units are located in the area’s middle- and 
upper-income census tracts.  This indicates a reduced opportunity for a 1-4 family mortgage 
lender such as Union County Savings Bank to originate loans in the area’s low- and moderate-
income geographies.   
 

Table B – Selected Housing Characteristics by Income Category of the Geography 

Geographic 
Income 
Category 

Percentage Median 

Census 
Tract 

House-
holds 

Housing 
Units 

Owner- 
Occupied 

Rental 
Units 

Vacant 
Units 

Age* 
Home 
Value 

Gross 
Rent** 

Low 36.2 29.5 31.4 12.4 44.4 47.9 49 $288,062 $863 

Moderate 35.4 35.9 36.1 29.6 41.5 37.4 56 $289,422 $997 

Middle 16.5 19.8 18.8 31.3 9.7 10.0 58 $374,288 $1,197 

Upper 11.1 14.8 13.7 26.7 4.4 4.7 56 $610,771 $1,418 

N/A 0.8 0.0 0.0 0.0 0.0 0.0 71 0 0 

Total or 
Median 

100.0 100.0 100.0 100.0 100.0 100.0 54 $423,311 $974 

Source: 2010 U.S. Census, * - Owner-Occupied Units, ** - Renter-Occupied Units 

 
A further obstacle with regard to home mortgage lending in the assessment area is affordability.  
As shown in Table B, the median home value in the assessment area is $423,311.  This is nearly 
six times the median family income ($73,327) of the assessment area and further illustrates the 
potential difficulties low- or moderate-income families may have in purchasing a home and, in 
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turn, affects the bank’s opportunity to originate loans to these segments of the population.  In 
addition, Table B details the median home values of homes located in the assessment area’s low- 
and moderate-income census tracts.  These values are nearly four times the median family 
income of the assessment area, further illustrating affordability issues.  While the area’s median 
home values reflect difficulties borrowers may have in obtaining and maintaining a home 
mortgage loan, they also indicate opportunities for financial intuitions to originate affordable 
housing loans, as well as make investments and provide services that support local affordable 
housing initiatives. 
 
Economic Data 
 
The bank maintains its corporate headquarters (which includes a branch office) and three branch 
offices in Union County.  According to the U.S. Bureau of Labor Statistics, the largest employers 
in the bank’s assessment area during the evaluation period, by industry, were services, retail 
trade, and non-classified establishments. 
 

As of September 2014, the unemployment rate in Union County, New Jersey, which constitutes 
approximately 44.0 percent of the bank’s assessment area, was 6.6 percent.  This matched that of 
the overall State of New Jersey’s unemployment rate of 6.5 percent as of September 2014.  The 
unemployment rate in Union County decreased throughout the evaluation period from 8.7 
percent as of December 2012, to 8.0 percent as of December 2013, to the September 2014 level 
of 6.6 percent.  The bank’s assessment area also includes a portion of Essex County New Jersey, 
which had an unemployment rate of 7.6 percent as of September 2014.  This rate also decreased 
steadily during the evaluation period, from the 10.0 percent reported as of December 2012. 
 
Home prices in New Jersey rose 2.8 percent in the year ending second quarter 2014, which 
reflected improvement. However, according to information provided by Moody’s Analytics, 
appreciation rates were expected to be half of the national rate for calendar year 2014.  The 
number of multifamily housing permits issued in MD 35084 during the year reflects notable 
growth, while the volume of single-family building permits remains stagnant.  Moreover, New 
Jersey’s share of mortgages in foreclosure is the highest in the nation.  A higher than average 
volume of foreclosed homes, coupled with low affordability, continues to impede New Jersey’s 
housing recovery.  
 

Competition and Services 
 
There is a high level of competition to provide banking services throughout the bank’s 
assessment area.  The assessment area is served by many large regional and national financial 
institutions such as Wells Fargo Bank, Bank of America, TD Bank, JPMorgan Chase, and PNC 
Bank.  In addition, the area has a high level of competition for banking services from New 
Jersey-based institutions such as Investors Bank, The Provident Bank, and Valley National Bank.  
In total, there are over 400 banking offices in the two counties (Union County and Essex County) 
that comprise the bank’s assessment area.  An analysis of 2013 deposit market data revealed that 
Union County Savings Bank ranked 5th in the assessment area, based upon total deposit volume 
with a total market share of 5.1 percent.  The institutions ranking higher than Union County 
Savings Bank were Wells Fargo Bank, Bank of America, TD Bank, and Investors Bank. 
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There is also a high level of competition in the residential mortgage market throughout the 
bank’s assessment area.  Major nationwide mortgage lenders such as Wells Fargo, JPMorgan 
Chase, and Bank of America accounted for over 28.0 percent of the residential mortgage loan 
originations within the bank’s assessment area in 2012 (the most recent year for which 
comparative market data is available).  In 2012, 393 mortgage lenders reported loan originations 
in the bank's assessment area.  Large multi-state, multi-billion dollar lenders topped the list of 
residential mortgage lenders in the assessment area.  Due to the large number of lenders in the 
area, only one lender exceeded 10.0 percent of the market share, with only seven others 
exceeding two percent of the market share.  Indeed, only the top 19 of the 393 reporters managed 
to garner more than 1.0 percent of the market.  Union County Savings Bank ranked 92nd out of 
the 393 lenders.   For additional market analysis, please refer to the Lending Activity section that 
begins on Page 9. 
 
Community Contact 
 
Recent contacts with various community development organizations were reviewed when 
developing the performance context for this evaluation.  Notably, these contacts acknowledged 
the need for affordable housing, as well as housing and social service-related services.  The 
contacts did not provide any specific information about Union County Savings Bank. 
 

A community contact was also performed during this evaluation with a local grass roots, non-
profit organization with a focus on employment and income development, housing, and social 
issues.  The organization provides public housing and supportive services to residents through a 
network of partnerships with public and private agencies.  In addition, the organization owns 
more than 200 housing units in Union County.  Information gathered from this community 
contact revealed that the area has a continuing need for affordable housing.  The contact 
indicated most low- and moderate-income individuals do not own their own home, but the ones 
that do are in a situation of the mortgage balance being higher than the home value.  The contact 
also noted financial support has diminished in recent years, and donations by both individuals 
and businesses are at the lowest level in a decade.   
 
Assessment Area Credit and Community Development Needs 
 
Based on information from the community contacts, bank management, and demographic data, 
the bank’s assessment area has specific credit and community development needs.  There is a 
need for affordable housing, both owner-occupied and rental, throughout the area, which is 
difficult to obtain due to high home prices.  Due to the size and diverse demographics of the 
assessment area, certain economically disadvantaged neighborhoods are more in need of 
affordable housing and social services targeted toward low- and moderate-income residents.  
Areas such as Elizabeth, Newark, Orange, and East Orange exhibit more need for affordable 
housing, economic development, and social services.  Institutions can address these needs 
through lending, investments, and services. 
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CONCLUSIONS WITH RESPECT TO PERFORMANCE TESTS 
 
LENDING TEST 
 
Lending Activity  
 
This performance criterion considers the volume of Union County Savings Bank’s lending in 
relation to the bank’s financial condition and resources.    
 
Overall, the bank’s level of lending reflects a very poor responsiveness to assessment area credit 
needs.  For the period covering January 1, 2012, through September 30, 2014, the bank 
originated only 121 HMDA loans, of which 79 were originated in the bank’s assessment area.  
As discussed earlier, all of the bank’s HMDA loans represent 1-4 family residential mortgage 
loans.   
 
The bank’s volume of loans has declined every year since 2004.  While the strong local 
competition presents challenges in terms of generating loan volume, the primary reason for the 
limited loan activity is management’s decision to allocate the substantial majority of the bank’s 
assets into the securities portfolio.  According to the bank’s September 30, 2014 balance sheet, 
74.9 percent of the bank’s assets are securities and only 6.2 percent are loans.  Table C details 
the quarterly changes in total assets, as well as the loan and investment portfolios.  The table also 
shows the bank’s quarterly net loan-to-deposit (NLTD) ratio.  The net loan-to-deposit ratio is 
used as a measure of the bank’s lending in relation to its deposit base.  Union County Savings 
Bank’s limited and declining lending activity since the 2012 evaluation is reflected in its steadily 
decreasing NLTD ratio.     
 

Table C - UCSB Select Financial Data 

Quarter 
Ending 

Total Assets 
($000) 

Total Loans 
($000) 

Total 
Investments 

($000) 

Total 
Deposits 
($000) 

LTD Ratio 
(%) 

9/30/2014 1,697 104 1,572 1,478 7.0 

6/30/2014 1,663 106 1,536 1,450 7.3 

3/31/2014 1,666 104 1,466 1,455 7.1 

12/31/2013 1,659 105 1,532 1,449 7.2 

9/30/2013 1,656 102 1,525 1,443 7.1 

6/30/2013 1,625 103 1,493 1,414 7.3 

3/31/2013 1,605 106 1,471 1,399 7.6 

12/31/2012 1,600 109 1,461 1,396 7.8 

9/30/2012 1,581 111 1,391 1,379 8.0 

6/30/2012 1,545 115 1,382 1,346 8.5 

 Source:  Reports of Condition and Income (6/30/2012 – 9/30/2014) 

 
For comparative purposes, the bank’s NLTD ratio was compared to other institutions.  Since 
similarly situated institutions (i.e. those with similar asset size, loan products, and a similar 
market area) could not be identified, a group of 18 New Jersey-based banks meeting the 
definition of a large bank under the CRA (asset size of at least $1.202 billion for two consecutive 
year-ends) was used for comparative purposes.  Union County Savings Bank’s NLTD ratio 
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ranked the lowest for the most recent quarter ending September 30, 2014.  The bank’s NLTD 
ratio was also compared to a peer group consisting of all 35 large banks operating in New Jersey, 
including those based outside of the state.  Union County Savings Bank’s NLTD ratio again 
ranked the lowest for the most recent quarter end.   
 
Market share data also provides insight into the bank’s lending activity.  Market data for 2012 
revealed that Union County Savings Bank ranked 92nd out of the 393 lenders that originated 
home loans in the bank’s assessment area.  For 2012, the bank’s market share was 0.16 percent 
by number of originations and 0.13 percent by dollar volume of originations, with an average 
loan amount of $241,000.  A further review of 2012 market data showed that, while large, multi-
state lenders led the market, several other New Jersey-based institution reported stronger 
performance in the assessment area than Union County Savings Bank.  For example, RSI Bank 
($493.2 million total assets) ranked 25th; Peapack-Gladstone Bank ($2.7 billion total assets) 
ranked 43rd; and Unity Bank ($1.0 billion total assets) ranked 73rd.  While these institutions are 
not direct peers of Union County Savings Bank, their performance indicates that regional and 
local banks are competitive in this bank’s assessment area.  Market share and ranking 
information for 2013 was not available as of this writing.    
 
As mentioned previously, there is significant competition for residential mortgage loans in the 
bank’s assessment area.  Additionally, the assessment area tends to be dominated by much larger 
mortgage lenders with nationwide networks, three of which have collectively accumulated over 
28 percent of the market.  While strong mortgage competition and the economic difficulties still 
experienced by large sections of the bank’s assessment area contribute to the bank’s difficulties 
in originating residential mortgage loans, the bank’s strategy of allocating its assets primarily in 
the form of investment securities hampers its ability to secure a larger share of the home 
mortgage loan market.   
 
Assessment Area Concentration 
 
This performance criterion determines what percentage of the bank’s HMDA lending occurs 
within the assessment area, by both number and dollar volume, and evaluates its appropriateness.  
The bank’s HMDA loans for 2012, 2013 and YTD 2014 were included in the review of the 
bank’s assessment area concentration.   
 
A majority of the bank’s HMDA loans, by both number and dollar volume, were made in the 
assessment area.  However, this criterion was not weighted heavily in the overall rating, due to 
the low volume of lending achieved by the bank.  Refer to Table D below for specific 
information concerning the distribution of loans inside and outside the assessment area. 
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Table D - Distribution of HMDA Loans Inside and Outside of the Assessment Area 

Loan 
Origination 

Year 

Number of Loans Dollars in Loans (000s) 

Inside Outside 
Total 

Inside Outside 
Total 

# % # % $ % $ % 

2012          
2013 

YTD 2014 
 

28 
26 
25 

 

68.3 
55.3 
75.8 

 

13 
21 
8 
 

31.7 
44.7 
24.2 

 

41 
47 
33 

 

6,739 
5,601 
5,853 

 

68.9 
46.7 
70.9 

 

3,046 
6,388 
2,398 

 

31.1 
53.3 
29.1 

 

  9,785 
11,989 
  8,251 

 

Total 79 65.3 42 34.7 121 18,193 60.6 11,832 39.4 30,025 

Source:  HMDA Disclosure Statement (2012), HMDA LAR (2012, 2013 & 2014) YTD 2014 = through 9/30/2014 

 
As shown in Table D, Union County Savings Bank originated 65.3 percent of the total number 
and 60.6 percent of the total dollar volume of HMDA loans inside the assessment area in 2012, 
2013, YTD 2014 combined.   
 
Geographic Distribution 
 
This segment of the performance evaluation assesses the bank’s performance in addressing the 
credit needs in low-, moderate-, middle-, and upper- income census tracts in the bank's 
assessment area.   
 
The geographic distribution of the bank’s home mortgage loans reflects a very poor penetration 
throughout the assessment area. Table E depicts the distribution of HMDA lending within the 
bank's assessment area for calendar years 2012 and 2013.  The bank’s HMDA lending is 
compared to the total percentage of owner-occupied housing units within each census tract 
category and to the aggregate lending data for 2012.   
 

  Table E – Distribution of HMDA Loans by Income Category of the Census Tract  

Census 
Tract 
Income 
Level 

% of 
Total 

Owner-
Occupied 
Housing 

Units 

Aggregate 
Lending Data  (% 

of #) 
2012 2013 Total 

2012 2013 # % # % # % 

Low 12.4 6.7 N/A 0 0.0 1 3.8 1 1.9 

Moderate 29.6 15.8 N/A 7 25.0 4 15.4 11 20.4 

Middle 31.3 29.9 N/A 9 32.1 11 42.3 20 37.0 

Upper 26.7 47.6 N/A 12 42.9 10 38.5 22 40.7 

$0/NA 
Income 

0.0 0.0 N/A 0 0.0 0 0.0 0 0.0 

Total 100.0 100.0 N/A 28 100.0 26 100.0 54 100 

Source: 2010 U.S. Census, HMDA Disclosure Statements (2012), HMDA LAR (2012 & 2013), and 2012 HMDA 

Aggregate Data 
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As shown in Table E, the bank originated just one loan in a low-income census tract during the 
evaluation period.  While the distribution of the bank’s HMDA loans in moderate-income census 
tracts reflects more reasonable performance, the very low overall lending volume resulted in a 
less than satisfactory loan penetration.  A review of the bank’s HMDA loan originations in this 
area for YTD 2014 reveals performance consistent with 2013 activity.   
 
Borrower Profile 
 
This performance criterion evaluates the bank’s record of lending to low-, moderate-, middle-, 
and upper-income borrowers.   
 
The distribution of borrowers reflects a very poor penetration among retail customers of different 
income levels.  While the distribution of the bank’s home loans among borrowers of different 
incomes indicates adequate performance, when compared to demographics and aggregate 
lending data, the low volume of loans originated resulted in a less than satisfactory loan 
penetration.  This low volume of lending skews the percentage distribution of loans because one 
or two loans notably changes the distributions amongst all income categories.   
 

This performance criterion considers the distribution of HMDA loans in the bank’s assessment 
area based on the gross annual income of individual borrowers to four income categories 
established on a yearly basis.  Median family income (MFI) data for the assessment area is 
presented in Table F.  The MFI figures for metropolitan and non-metropolitan areas are adjusted 
annually by the Federal Financial Institutions Examination Council (FFIEC) based on 2010 U.S. 
Census data.  Table F details information on how the income levels were defined for 2012 and 
2013 for MD 35084. 

 

Table F – Adjusted Median Family Income MD 35084  

Year 
Median 
Family 
Income 

Low-Income 
Moderate-

Income 
Middle-
Income 

Upper-
Income 

2012 $91,900 
Less than 
$45,950 

$45,950 to less 
than $73,520 

$73,520  to 
less than 
$110,280 

$110,280 or 
greater 

2013 $90,100 
Less than 
$45,050 

$45,050 to less 
than $72,080 

$72,080 to 
less than 
$108,120 

$108,120 or 
greater 

Source: FFIEC 
 

Table G depicts the bank’s distribution of HMDA loans to low-, moderate-, middle-, and upper-
income borrowers for calendar years 2012 and 2013.  Included in the table is the relevant 
demographic and aggregate lending data. 
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Table G – Distribution of HMDA Loans by Borrower Income  

Borrower 
Income 
Level 

% of 
Total 

Families 

Aggregate 
Lending Data  (% 

of #) 
2012 2013 Total 

2012 2013 # % # % # % 

Low 36.0 5.0 N/A 1 3.6 1 3.9 2 3.7 

Moderate 19.7 16.1 N/A 5 17.8 5 19.2 10 18.5 

Middle 18.2 22.2 N/A 11 39.3 6 23.0 17 31.5 

Upper 26.1 47.4 N/A 11 39.3 13 50.0 24 44.4 

$0/NA 
Income 

0.0 9.3 N/A 0 0.0 1 3.9 1 1.9 

Total 100.0 100.0 N/A 28 100.0 26 100.0 54 100 

Source: 2010 U.S. Census, HMDA Disclosure Statements (2012), HMDA LAR (2012 & 2013), and 2012 

HMDA Aggregate Data 
 

As shown in Table G, the bank’s 2012 record of lending to the area’s low-income borrowers 
lagged that of the aggregate, while its distribution to moderate-income borrowers compared 
favorably to aggregate performance.  The low overall volume of lending offsets what would 
otherwise be considered adequate performance.       
 
In 2013, the distribution percentages to both low- and moderate-income borrowers increased 
slightly.  This was due to an overall decrease in lending, as the bank did not increase its volume 
of lending to either low- or moderate-income borrowers.  Similar to 2012, the bank originated 
just one loan to a low-income borrower in 2013.  Likewise, the bank’s record of lending to the 
area’s moderate-income borrowers remained the same as 2012 activity, with five originations 
reported.  A review of the bank’s YTD 2014 HMDA loan originations in this area reveals 
performance consistent with 2013 activity.   
 
Although the distribution of the bank’s home loans among borrowers of different incomes 
indicates adequate performance when compared to demographics and aggregate lending data, the 
low volume of lending activity reflects very poor distribution.    
 
Community Development Lending 
 
During the evaluation period, Union County Savings Bank did not originate any community 
development loans.  The bank also did not originate any community development loans during 
the prior review period of June 7, 2010, through September 4, 2012.  Union County Savings 
Bank has not originated a community development loan since November 2009.   
 
Innovative or Flexible Lending Practices 
 
Union County Savings Bank makes no use of innovative and/or flexible lending practices to 
serve assessment area credit needs.  The bank has not developed any special in-house mortgage 
loan programs and does not originate home loans through any state or local government 
sponsored program benefitting low- or moderate-income borrowers. 
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INVESTMENT TEST 
 
The institution exhibits very poor responsiveness to credit and community economic 
development needs.   The volume of qualified investments and grants is poor, and the bank does 
not make use of innovative and/or complex investments to support community development 
initiatives within its assessment area. 
 
The total qualified investments considered for the current evaluation of $8.6 million represents 
0.5 percent of total assets, 0.7 percent of total securities, and 4.2 percent of equity capital.  
During the evaluation period, the bank did not purchase any new qualified investments.  Total 
qualified community development investments are composed entirely of outstanding balances of 
prior period investments.  These outstanding balances total $8.6 million and represent 29 
mortgage-backed instruments collateralized by mortgages originated to low- and moderate-
income borrowers located in the bank’s assessment area and throughout the State of New Jersey.  
These investments, purchased prior to 2012, were all offered for sale by the Federal National 
Mortgage Association and were not considered innovative or complex.  
 
In addition to the remaining balances of the aforementioned CRA qualified investment securities, 
the bank and its charitable foundation made qualified donations totaling $69,700 during the 
evaluation period to various community organizations that serve the area.  The USCB Charitable 
Foundation extended all but $200 of these grants and donations.  Union County Savings Bank 
established UCSB Charitable Foundation in 2002 with an endowment of $1.0 million in cash.  
Income derived from the initial funding is used to bestow financial support to charitable 
organization throughout the bank’s assessment area.  The foundation provides grants to help fund 
programs that address various needs, including education, affordable housing, youth programs, 
and health and human services.  The following summarizes some of the larger donations made 
by the USCB Charitable Foundation during the evaluation period. 
 

• St. Joseph Social Service Center (the Center):  Established in 1983, the Center provides 
basic needs such as food, closing, and medications to the poor and homeless of the 
greater Elizabeth, NJ area.  The foundation made two donations totaling $20,000 during 
the evaluation period.   

• Community Access Unlimited (CAU):  CAU provides multiple services to at-risk youth, 
persons with intellectual and developmental disabilities, seniors, veterans, and individuals 
in need of affordable housing.  The foundation made donations totaling $20,000 to CAU 
during the evaluation period.   

• Elizabeth Coalition to House the Homeless (ECHH):  During the evaluation period, the 
foundation provided donations totaling $9,000 to this organization that serves the needs 
of the homeless and near homeless in the Elizabeth, NJ area.   

 
SERVICE TEST 
 
Union County Savings Bank’s retail delivery systems are accessible to limited portions of the 
bank’s assessment area, including low- and moderate-income census tracts.  The branch network 
provides reasonable access to services with respect to the location of the brick and mortar 
locations in Elizabeth, NJ.  While services and business hours do not vary in a way that 
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inconveniences portions of the assessment area, the availability and effectiveness of the bank’s 
alternative systems for delivering retail-banking services to low- and moderate-income 
individuals and geographies is poor.  The bank provides a limited level of community 
development services relative to the bank’s resources and the area’s community development 
needs.    
 
Accessibility of Delivery Systems   
 
Delivery systems are accessible to limited portions of the bank’s assessment area.  In addition to 
its main office, Union County Savings Bank operates three branch offices.  The main office 
branch is located in Elizabeth, New Jersey in a low-income census tract.  One of the branch 
offices is located in a low-income census tract in Elizabeth, NJ, one branch office is located in a 
middle-income census tract in Union, NJ, and one branch office is located in an upper-income 
census tract in Cranford, NJ.  Three of the four banking offices have drive-up facilities.  All 
banking offices offer the same menu of financial products and services to customers.  Based on 
the demographics of the assessment area, the bank employs several bi-lingual (Spanish and 
Portuguese) individuals at its Elizabeth offices to improve access to financial services for non-
English speaking customers. 
 
Alternative Delivery Systems 
 
The bank does not offer alternative delivery systems to its customers.  For example, the bank 
does not offer Internet banking, bank-by-phone, or automated teller machine (ATM) services.   
 
Changes in Branch Locations  
 
The bank did not open or close any branch offices during the evaluation period.   
 
Reasonableness of Business Hours and Services in Meeting the Assessment Area Needs  
 
Services and hours of operation do not vary in a way that inconveniences portions of the 
assessment area.  All of the bank’s offices have similar hours of operation and all offices remain 
open in the evening at least one day per week.  The bank does not offer any Saturday hours.  
Three of the bank’s four branches offer walk-up and drive-up services with extended hours.   
 
Community Development Services 
 
Union County Savings Bank provides a limited level of community development services.  
During the evaluation period, the bank conducted some financial seminars and several board 
members are involved with community organizations.  The following provides examples of some 
of the bank’s community development services: 
 

• The bank offers preferential deposit rates to the housing authorities in Elizabeth, Linden, and 
Summit.  These authorities provide housing-related services, primarily to low- and moderate-
income individuals.     
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• A bank director uses his financial expertise serving on the board of a local housing authority 
in the City of Elizabeth, which is responsible for providing low-income residents with safe 
and affordable housing.  

 

• A director of the bank provides financial guidance as a member of the board for a local 
economic development advisory board. 

 

• On a regular basis, the compliance officer provides basic banking training sessions to youth 
groups who receive assistance from a local community organization. 

 

• The compliance officer also provides his banking expertise and support as a member of local 
housing and community development organization that provides services to disadvantaged 
youth and adults with special needs related to a variety of issues including housing needs.     

 
FAIR LENDING OR OTHER ILLEGAL CREDIT PRACTICES REVIEW 
 
The concurrent compliance examination did not identify any substantive violations of the anti-
discrimination laws or any evidence of discriminatory or other illegal credit practices 
inconsistent with helping to meet community credit needs.   
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APPENDIX A 
 

SCOPE OF EXAMINATION TABLE: 
 

Union County Savings Bank 

SCOPE OF EXAMINATION: Union County Savings Bank was examined in accordance with the “Large 
Bank” CRA performance evaluation procedures. 

 

TIME PERIOD REVIEWED:  Lending analysis from January 1, 2012, through September 30, 2014. 

Community development loans, innovative and/or flexible loan products and programs, qualified community 
development investments, retail banking services, and community development services from September 4, 2012, 
through November 6, 2014.   

PRODUCTS REVIEWED  Home mortgage loans; innovative and/or flexible loan products and programs;  

community development loans, investments, and services. 

 
 

LIST OF AFFILIATES AND PRODUCTS REVIEWED 

AFFILIATE(S): 
AFFILIATE 
RELATIONSHIP: 

PRODUCTS 
REVIEWED: 

USCB Foundation Subsidiary Donations 

 
 

LIST OF ASSESSMENT AREAS AND TYPE OF EXAMINATION 

ASSESSMENT  

AREA: 

 

TYPE OF 
EXAMINATION: 

BRANCHES  

VISITED: 

OTHER 
INFORMATION: 

One assessment area 
consisting of the entirety 
of Union County, NJ and 
parts of Essex County, NJ 

Large Bank – Full Scope None None 
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APPENDIX B 

GLOSSARY 

 
Aggregate lending: The number of loans originated and purchased by all reporting lenders in 
specified income categories as a percentage of the aggregate number of loans originated and 
purchased by all reporting lenders in the metropolitan area/assessment area. 
 
Census tract: A small subdivision of metropolitan and other densely populated counties.  
Census tract boundaries do not cross county lines; however, they may cross the boundaries of 
metropolitan statistical areas.  Census tracts usually have between 2,500 and 8,000 persons, and 
their physical size varies widely depending upon population density.  Census tracts are designed 
to be homogeneous with respect to population characteristics, economic status, and living 
conditions to allow for statistical comparisons. 
 
Community development: All Agencies have adopted the following language.  Affordable 
housing (including multifamily rental housing) for low- or moderate-income individuals; 
community services targeted to low- or moderate-income individuals; activities that promote 
economic development by financing businesses or farms that meet the size eligibility standards 
of the Small Business Administration’s Development Company or Small Business Investment 
Company programs (13 CFR 121.301) or have gross annual revenues of $1 million or less; 
activities that revitalize or stabilize low- or moderate-income geographies; or activities that 
support, enable or facilitate projects or activities that meet “eligible uses” criteria described in 
Section 2301(c) of the Housing and Economic Recovery Act of 2008 (HERA) and are conducted 
in designated target areas identified in plans approved by HUD in accordance with the 
Neighborhood Stabilization Program (NSP) 
 
Effective September 1, 2005, the Board of Governors of the Federal Reserve System, Office of 
the Comptroller of the Currency, and the Federal Deposit Insurance Corporation have adopted 
the following additional language as part of the revitalize or stabilize definition of community 
development.  Activities that revitalize or stabilize- 

(i) Low-or moderate-income geographies; 
(ii) Designated disaster areas; or   
(iii) Distressed or underserved nonmetropolitan middle-income geographies 

designated by the Board, Federal Deposit Insurance Corporation, and Office of 
the Comptroller of the Currency, based on- 
a.  Rates of poverty, unemployment, and population loss; or 
b.  Population size, density, and dispersion; Activities that revitalize and 

stabilize geographies designated based on population size, density, and 
dispersion if they help to meet essential community needs, including needs 
of low- and moderate-income individuals. 

 
Consumer loan(s): A loan(s) to one or more individuals for household, family, or other personal 
expenditures.  A consumer loan does not include a home mortgage, small business, or small farm 
loan.  This definition includes the following categories: motor vehicle loans, credit card loans, 
home equity loans, other secured consumer loans, and other unsecured consumer loans. 
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Family: Includes a householder and one or more other persons living in the same household who 
are related to the householder by birth, marriage, or adoption.  The number of family households 
always equals the number of families; however, a family household may also include non-
relatives living with the family.  Families are classified by type as either a married-couple family 
or other family, which is further classified into ‘male householder’ (a family with a male 
householder and no wife present) or ‘female householder’ (a family with a female householder 
and no husband present). 
 
Full-scope review: Performance under the Lending, Investment, and Service Tests is analyzed 
considering performance context, quantitative factors (for example, geographic distribution, 
borrower distribution, and total number and dollar amount of investments), and qualitative 
factors (for example, innovativeness, complexity, and responsiveness). 
 
Geography: A census tract delineated by the United States Bureau of the Census in the most 
recent decennial census.   
 
Home Mortgage Disclosure Act (HMDA): The statute that requires certain mortgage lenders 
that do business or have banking offices in a metropolitan statistical area to file annual summary 
reports of their mortgage lending activity.  The reports include such data as the race, gender, and 
the income of applications, the amount of loan requested, and the disposition of the application 
(for example, approved, denied, and withdrawn). 
 
Home mortgage loans: Includes home purchase and home improvement loans as defined in the 
HMDA regulation.  This definition also includes multifamily (five or more families) dwelling 
loans, loans for the purchase of manufactured homes and refinancing of home improvement and 
home purchase loans. 
 
Household: Includes all persons occupying a housing unit.  Persons not living in households are 
classified as living in group quarters.  In 100 percent tabulations, the count of households always 
equals the count of occupied housing units. 
 
Limited-scope review: Performance under the Lending, Investment, and Service Tests is 
analyzed using only quantitative factors (for example, geographic distribution, borrower 
distribution, total number and dollar amount of investments, and branch distribution). 
 
Low-income: Individual income that is less than 50 percent of the area median income, or a 
median family income that is less than 50 percent, in the case of a geography. 
 
Market share: The number of loans originated and purchased by the institution as a percentage 
of the aggregate number of loans originated and purchased by all reporting lenders in the 
metropolitan area/assessment area. 
 
Metropolitan area (MA):  A metropolitan statistical area (MSA) or a metropolitan division 
(MD) as defined by the Office of Management and Budget.  A MSA is a core area containing at 
least one urbanized area of 50,000 or more inhabitants, together with adjacent communities 
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having a high degree of economic and social integration with that core.  A MD is a division of a 
MSA based on specific criteria including commuting patterns.  Only a MSA that has a 
population of at least 2.5 million may be divided into MDs. 
 
Middle-income:  Individual income that is at least 80 percent and less than 120 percent of the 
area median income, or a median family income that is at least 80 percent and less than 120 
percent, in the case of a geography. 
 
Moderate-income:  Individual income that is at least 50 percent and less than 80 percent of the 
area median income, or a median family income that is at least 50 percent and less than 80 
percent, in the case of a geography.   
 
Multifamily:  Refers to a residential structure that contains five or more units. 
 
Other products: Includes any unreported optional category of loans for which the institution 
collects and maintains data for consideration during a CRA examination.  Examples of such 
activity include consumer loans and other loan data an institution may provide concerning its 
lending performance. 
 
Owner-occupied units: Includes units occupied by the owner or co-owner, even if the unit has 
not been fully paid for or is mortgaged.   
 
Qualified investment: A qualified investment is defined as any lawful investment, deposit, 
membership share, or grant that has as its primary purpose community development. 
 
Rated area: A rated area is a state or multistate metropolitan area.  For an institution with 
domestic branches in only one state, the institution’s CRA rating would be the state rating.  If an 
institution maintains domestic branches in more than one state, the institution will receive a 
rating for each state in which those branches are located.  If an institution maintains domestic 
branches in two or more states within a multistate metropolitan area, the institution will receive a 
rating for the multistate metropolitan area.   
 
Small loan(s) to business(es): A loan included in 'loans to small businesses' as defined 
in the Consolidated Report of Condition and Income (Call Report) and the Thrift Financial 
Reporting (TFR) instructions.  These loans have original amounts of $1 million or less and 
typically are either secured by nonfarm or nonresidential real estate or are classified as 
commercial and industrial loans.  However, thrift institutions may also exercise the option to 
report loans secured by nonfarm residential real estate as "small business loans" if the loans are 
reported on the TFR as nonmortgage, commercial loans. 
 
Small loan(s) to farm(s): A loan included in ‘loans to small farms’ as defined in the instructions 
for preparation of the Consolidated Report of Condition and Income (Call Report).  These loans 
have original amounts of $500,000 or less and are either secured by farmland, or are classified as 
loans to finance agricultural production and other loans to farmers. 
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Upper-income:  Individual income that is more than 120 percent of the area median income, or 
a median family income that is more than 120 percent, in the case of a geography. 


